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Please reference Exhibit A, Project Plans, and Exhibit B, Applicant Letter, for additional project 

details. 

II. RECOMMENDATION
Staff recommends that the Staff Hearing Officer approve the project, subject to the findings in

Section V of this report.

III. SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION

Applicant: George Mansour Property Owner: Gary Zentmyer 

Parcel Number: 019-251-005 Lot Area: 6,479 sq. ft. 

General Plan: Low Density Residential

(MAX 3 DU/Acre) 
Zoning: RS-15 (Residential Single Unit) 

Existing Use: Single-Unit Residential Topography: 39%

Adjacent Land Uses: 

North – RS-1A; 909 Arbolado Road – Single Family Residential (1-story) 

East – RS-15; 15 Loma Media Road – Single Family Residential (1-story) 

South – RS-15; 825 Roble Lane – Single Family Residential (2-story) 

West – RS-15; 826 Roble Lane – Single Family Residential (2-story) 
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B. PROJECT STATISTICS

Existing Proposed FAR Square Footage 
Basement Level (not 

including garage) 
280 sq. ft. (net) 246 sq. ft. (net) 123 sq. ft. (net)** 

2nd Level (main 

level) 
1,728 sq. ft. (net) 1,756 sq. ft. (net) 1756 sq. ft. (net) 

3rd Level 1,363 sq. ft. (net) 1,399 sq. ft. (net) 1,365 sq. ft. (net)*** 

Residential Total 

(not including 

garage) 

3,371 sq. ft. (net) 3,398 sq. ft. (net) 3,241 sq. ft. (net) 

Garage 490 sq. ft. (net) 490 sq. ft. (net) 245 sq. ft. (net)** 

Open Yard 
1,478 sq. ft. 

(gross) 
1,433 sq. ft. (gross)* - 

* = subject of a

Modification

request; open yard 

meets minimum 

square footage but 

not dimensions 

** = 50% FAR credit for 

basements with half the 

perimeter less than 4’-0” tall 

*** = Elevator square 

footage only counted on 

main level and subtracted 

from basement and 3rd level 

C. PROPOSED LOT AREA COVERAGE

Building 2,456 sq. ft. (gross) (37.91%) 

Hardscape 2,614 sq. ft. (gross) (40.34%) 

Landscape 1,409 sq. ft. (gross) (21.75%) 

D. FLOOR-AREA RATIO (FAR)
Maximum Guideline FAR: .435 (2,820 square feet (net)) 

Existing FAR: .536 (3,475 square feet (net)); 124% of the guideline maximum 

Proposed FAR: .539 (3,491 square feet (net)); 124% of the guideline maximum 

IV. DISCUSSION
The subject lot is developed with an existing three-story single family residence and attached

two-car garage. The proposed project includes construction of minimal additions at corners and

deck extensions of the residence to change the style to a Mediterranean design with rectilinear

corners rather than the existing rounded support columns and edges. Proposed for demolition are

the rounded support columns, an “as-built” addition to a bathroom on the main level, and an “as-

built” fire pit. Permitting the location of an “as-built” air conditioning unit and replacement of

said unit with a new one is also requested.
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Design Review 

The subject project was reviewed by the Single Family Design Board (SFDB) on June 25, 2018 

with positive comments regarding the modification requests. The full minutes are included in 

Exhibit C. 

ZIR Violations 

ZIR2018-00148 notes the following violation: 

“BUILDING VIOLATION: (Could not be verified) 

1. It was unclear from the on-site inspection whether the tiled fire pit on the second story

patio is hooked up to a gas line. If so, a building permit would be required to run utilities

to the fire pit.”

The fire pit is proposed for removal as part of this project. Therefore, all violations listed in 

ZIR2018-00148 will be abated. There are no other pending enforcement cases for the subject 

property. 

There is an “as-built” addition on the rear of the residence that encroaches into the interior 

setback. It is also proposed for removal as part of this project. 

Nonconforming Additions 

The Santa Barbara Municipal Code does allow for additions to non-conforming additions without 

a Modification. However, such an addition could only be located in an interior setback on the 

first floor and similar encroachments need to have already existed on the subject lot (SBMC 

§30.165.040). Since no existing encroachments exist, Modifications are required.

Nonconforming Floor-to-Lot Area Ratio (FAR) 

The Santa Barbara Municipal Code outlines what is considered the maximum floor-to-lot area 

ratio (FAR) for parcels developed with single family residences in single family zones. The 

subject single family residence exceeds 25’-0” in height and the average slope of the lot exceeds 

30%, so it is limited to 85% of the maximum floor-to-lot area ratio (SBMC §30.20.030.A.1.b). 

The existing FAR is 124% of the guideline maximum. 

Typically, if a property is non-conforming to FAR, an FAR Modification, to be reviewed and 

approved by the Planning Commission, is required. However, SBMC §30.165.050.D gives an 

allowance for a one-time addition, not to exceed 100 square feet, without an FAR Modification. 

As the proposed additions total approximately 16 square feet, cumulatively, no FAR 

Modification is required. 

Modification Requests and Required Findings 

The applicant is requesting an Open Yard Modification to allow the reduction of the 

nonconforming open yard, as well as a front setback and two interior setback modifications in 

order to change the architectural style of the existing residence from a more modern design with 

rounded columns to a Mediterranean style with rectilinear edges and a covered, arched deck area. 
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Per SBMC Section 30.250.060.F, the Staff Hearing Officer is required to make the following 

findings to approve the requested Modification: 

1. The Modification is consistent with the general purposes of this Title or the specific

purposes of the zoning district in which the project is located; and

2. The Modification is necessary to accomplish any one of the following:

a. Secure an appropriate improvement on a lot; or

b. Prevent unreasonable hardship due to the physical characteristics of the site or

development, or other circumstances, including, but not limited to, topography, noise

exposure, irregular property boundaries, proximity to creeks, or other unusual

circumstance; or

c. Result in development that is generally consistent with existing patterns of

development for the neighborhood, or will promote uniformity of improvement to

existing structures on the site; or

d. Construct a housing development containing affordable residential units rented or

owned and occupied in the manner provided for in the City's Affordable Housing

Policies and Procedures.

Front Setback Modification 

There is a slope calculation on file noting that the average slope of the area within 50’-0” of the 

front lot line (per measurement guidelines outlined in SBMC §30.15.030) is 36.94%. This allows 

the front setback to be reduced to 25’-0” (SBMC §30.20.030.B.1). 

Still, the existing staircase that provides access to the main level of the house from the motor 

court area is located partially in the front setback, encroaching approximately 7’-0” (85 square 

feet). The proposed project includes revising the style of the staircase to include a flared out 

entrance. In total, 76 square feet (gross) of the proposed staircase would be located in the front 

setback. The proposed redesign would result in a reduced encroachment, in terms of square feet, 

and encroach approximately 1’-0” less into the front setback than the existing staircase. 

An existing deck on the third floor is also nonconforming to the required front setback. A portion 

of the deck, including some within the setback, is proposed to be removed. A 95 square foot 

addition to the deck, with approximately 6 square feet of habitable deck area (23 square feet 

[gross]) within the setback, is proposed. 

Further, in changing the edge of the existing staircase from rounded to rectilinear, one support 

column is proposed to encroach approximately 4 square feet into the front setback to support the 

deck above. 

Staff is supportive of the front setback modification request for the following reasons: (1)the 

square footage of the stair encroachment would be reduced in both square footage and distance 

into the setback, (2) no impacts to the existing driveway are anticipated, (3) the proposed project 

would include removing a portion of the deck within the setback and replacing it with similar 
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negligible square footage within the setback to accomplish the desired architectural design 

aesthetic, and (4) the support column is negligible square footage within the setback. 

Eastern Interior Setback Modification 

A matching support column to the one proposed to encroach in the front setback is proposed on 

the opposite side of the garage. This column would have a 0.15 square foot encroachment into 

the eastern interior setback. 

A 22 square foot (gross) addition is proposed on the main (second) level with a 4 square foot 

(gross) encroachment into the setback, and a 17 square foot (gross) addition is proposed on the 

third level with a 4 square foot (gross) encroachment into the setback. The second and third level 

additions would be atop one another, and would also be in conjunction with removal of a round 

support column to create a rectilinear corner. 

Staff is supportive of all three encroachments in the eastern interior setback due to the very minor 

level or encroachment. The proposed additions would all encroach approximately 1’-0” into the 

required 10’-0” setback, and, due to the angled lot and setback lines, would decrease to negligible 

setback encroachments that a neighbor would be unaware of. No new floor area or windows in 

the eastern interior setback are proposed; therefore, no privacy impacts are anticipated. 

Western Interior Setback Modification 

A 34 square foot (gross) addition to the living room on the third floor is proposed, with an 

approximate 5 square foot (gross) encroachment into the required setback. 

Staff is supportive of this request as no additional habitable square footage or windows are 

proposed within the setback, and, again, the encroachments are minor and only result from 

providing rectilinear edges for the preferred architectural style of the applicant. 

Open Yard Modification 

The site’s approved open yard is nonconforming to the minimum dimension requirement of 

20’-0” x 20’-0” in all areas, but does meet the minimum square footage requirement of 1,250 

square feet.

Open yard totaling 1,478 square feet is currently provided in two areas on the second and third 

floors. The proposed open yard would be decreased by the 45 square foot (gross) of additions on 

the second and third floors, leaving 1,003 square feet. 

Title 30 allows alterations of a site with nonconforming open yard without an open yard 

modification if at least 50% of the minimum area (1,250) is met, no additional residential units 

are proposed, no additional private open yard requirements (for multi-unit family development) 

are triggered, and there is no reduction of the designated nonconforming open yard (SBMC 

30.165.100.B). Since the areas of the nonconforming open yard would be reduced, a Modification 

is required. 

Staff is supportive of the reduction in the nonconforming open yard since the minimum square 

footage will be maintained and the area would not be reduced so far as to lose its function. The 
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proposed area would still allow for the residents to access the area for outdoor living 

opportunities. 

Environmental Review 

According to the City’s Master Environmental Assessment Report, the project is not located in 

an archaeological or biological sensitivity overlay area. No technical reports were required for 

environmental review. 

The parcel is located in the Demolition Review Study Area; however, the existing residence was 

constructed in 1985 and is not eligible for historic consideration due to its age. 

Since no more than 500 square feet of new impervious surfaces are anticipated and the project is 

located in the Hillside Design District, the project is subject to Storm Water Management Plan 

(SWMP) Tier 2 best management practices. 

The scope of the entire proposed project can be found exempt from the California Environmental 

Quality Act (CEQA) under categorical exemption 15301 (Existing Facilities) and 15305 (Minor 

Alterations in Land Use Limitations). 
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V. FINDINGS
The Staff Hearing Officer finds that:

1. The Front Setback Modification is consistent with the purposes and intent of the Zoning

Ordinance and is necessary to secure an appropriate improvement on the lot. The square

footage of the proposed staircase encroachment on the ground level would be less of an

encroachment than the existing staircase, and would be approximately 1’-0” less of an

encroachment into the front setback. Given the reduced encroachment, no impacts to the

functionality of the existing driveway are anticipated. The proposed deck addition,

resulting in approximately 23 square feet (gross) of new deck within the required front

setback is also necessary to accomplish the desired architectural aesthetic, which is an

appropriate improvement on the lot. An existing deck encroachment would be removed

(approximately 6 square feet) and replaced with the proposed encroachment. Both are

similarly negligible in regards to square footage. The proposed deck encroachment would

include approximately 6 square feet of habitable area, the rest of the encroachment would

be the exterior wall of the deck; therefore, no privacy concerns are anticipated as a result

of the encroachment.

2. The Eastern Interior Setback Modification is consistent with the purposes and intent of

the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot.

The encroachments, on all three levels, would encroach a minimal amount, only 0.15

square feet (gross) on the first floor and 4 square feet (gross) of the second and third

floors. The setback encroachments are negligible, provide no additional habitable floor

area in the setback, and no windows are proposed within the required setback. No adverse

impacts to neighboring properties in regards to privacy are anticipated. The

encroachments are meant only to serve the proposed architectural style, which has been

reviewed by the Single Family Design Board and determined to be appropriate for the

subject neighborhood.

3. The Western Interior Setback Modification is consistent with the purposes and intent of

the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot.

The proposed western interior setback encroachment mimics the design and intent of the

eastern interior setback encroachments, in that it is minimal – 5 square feet (gross) – and

meant to provide rectilinear edges characteristic of the proposed architectural style.

Again, no new habitable floor area or windows are proposed within the required setback.

4. The Open Yard Modification is consistent with the purposes and intent of the Zoning

Ordinance and is necessary to secure an appropriate improvement on the lot. The

proposed nonconforming open yard, located in two areas on the site, would cumulatively

continue to exceed the minimum square footage for open yard, and would not be reduced

so far as to lose its function. The reduction is open yard is due to the squaring off of

building edges to achieve the desired architectural style, an appropriate improvement on

the lot.
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Exhibits: 

A. Site Plan (under separate cover)

B. Applicant's letter, dated September 10, 2018

C. Single Family Design Board minutes, dated June 25, 2018

Contact/Case Planner: Stephanie Swanson, Assistant Planner

(SSwanson@SantaBarbaraCA.gov)

630 Garden Street, Santa Barbara, CA 93101

Phone: (805) 564-5470 x4569





*** SEPARATELY DISTRIBUTED EXHIBIT A *** 

Exhibit A: The exhibit for this Staff Report has been distributed separately.  

A copy of the Staff Report, site plan, and all exhibits/attachments 

are available for viewing on the SHO website: 

http://www.santabarbaraca.gov/gov/brdcomm/nz/sho/agendas.asp  

and at the Planning and Zoning Counter at 630 Garden Street, 

Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m., 

Monday through Thursday, and every other Friday.   

Please check the City Calendar at www.SantaBarbaraCA.gov to 

verify closure dates. 

EXHIBIT A 

http://www.santabarbaraca.gov/gov/brdcomm/nz/sho/agendas.asp
http://www.santabarbaraca.gov/




EXHIBIT B





Single Family Design Board Minutes June 25, 2018 Page 2 of 2 
 

CONCEPT REVIEW - NEW ITEM: PUBLIC HEARING 
 
3. 816 ROBLE LN RS-15 Zone 
(3:55) Assessor’s Parcel Number: 019-251-005 
  Application Number:  MST2018-00265 
 Owner:    Gary Zentmyer 
 Designer:    George Mansour 

(Proposal for additions and alterations to an existing three-story single residential unit. The 
proposed project consists of redesigning to Spanish Colonial Revival style consisting of a new 
roof, new plaster exterior, new windows and doors, larger patio, new garage door, new elevator, 
and landscaping. The existing house is nonconforming to the maximum floor-to-lot area ratio 
(FAR), and is allowed a one-time addition of no more than 100 square feet of floor area. Additions 
of 20 square feet at the garage level, 38 square feet at the second floor, and 30 square feet at 
the third floor are proposed.  The new elevator results in a 60 square foot reduction of floor area, 
and the resulting net increase is 73 square feet.  Staff Hearing Officer review is requested for 
zoning modifications to allow front stair and porch alterations in the required front setback and 
minor additions in the required interior setback.) 
 
(Comments Only. Project requires Staff Hearing Officer review.) 
 
Actual time: 4:27 p.m. 
 
Present: Mark Kirkhart, Architect, DesignArc; George Mansour, Designer 
 
Public comment opened at 4:40 p.m. 
 
Correspondence received from Mike and Stephanie Lempres with eastside window privacy 
concerns was acknowledged. 
 
Public comment closed at 4:41 p.m. 
 
Motion: Continue indefinitely to Staff Hearing Officer to return to Full Board with 

comments: 
1. The Board finds the size, bulk, and scale acceptable since no additional square 

footage is proposed. 
2. The Board finds the proposed design and Spanish-Colonial/Mediterranean 

style of the project in the Santa Barbara theme acceptable. 
3. Provide more details of the front retaining wall structures. 
4. The Board finds the proposed upstairs balcony encroachment into the 15-foot 

guideline aesthetically appropriate and does not pose consistency issues with 
SFDB Design Guidelines or City Ordinances. 

5. The Board finds the proposed staircase in the front yard setback, the proposed 
eastside encroachment into the interior setback, and the structure’s northwest 
corner encroachment into the interior setback are acceptable and aesthetically 
appropriate to the style of the home and do not pose consistency issues with 
SFDB Design Guidelines or City Ordinances. 

Action: Miller/Moticha, 7/0/0. Motion carried. 
 
 

* MEETING ADJOURNED AT 4:50 P.M. * 

EXHIBIT C




	PROJECT DESCRIPTION
	RECOMMENDATION
	SITE INFORMATION AND PROJECT STATISTICS
	Site Information
	Project Statistics
	Proposed Lot Area Coverage
	Floor-Area Ratio (FAR)

	DISCUSSION
	FINDINGS
	The Staff Hearing Officer finds that:
	The Front Setback Modification is consistent with the purposes and intent of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot. The square footage of the proposed staircase encroachment on the ground level would be less of an encroachment than the existing staircase, and would be approximately 1’-0” less of an encroachment into the front setback. Given the reduced encroachment, no impacts to the functionality of the existing driveway are anticipated. The proposed deck addition, resulting in approximately 23 square feet (gross) of new deck within the required front setback is also necessary to accomplish the desired architectural aesthetic, which is an appropriate improvement on the lot. An existing deck encroachment would be removed (approximately 6 square feet) and replaced with the proposed encroachment. Both are similarly negligible in regards to square footage. The proposed deck encroachment would include approximately 6 square feet of habitable area, the rest of the encroachment would be the exterior wall of the deck; therefore, no privacy concerns are anticipated as a result of the encroachment.
	The Eastern Interior Setback Modification is consistent with the purposes and intent of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot. The encroachments, on all three levels, would encroach a minimal amount, only 0.15 square feet (gross) on the first floor and 4 square feet (gross) of the second and third floors. The setback encroachments are negligible, provide no additional habitable floor area in the setback, and no windows are proposed within the required setback. No adverse impacts to neighboring properties in regards to privacy are anticipated. The encroachments are meant only to serve the proposed architectural style, which has been reviewed by the Single Family Design Board and determined to be appropriate for the subject neighborhood.
	The Western Interior Setback Modification is consistent with the purposes and intent of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot. The proposed western interior setback encroachment mimics the design and intent of the eastern interior setback encroachments, in that it is minimal – 5 square feet (gross) – and meant to provide rectilinear edges characteristic of the proposed architectural style. Again, no new habitable floor area or windows are proposed within the required setback.
	The Open Yard Modification is consistent with the purposes and intent of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot. The proposed nonconforming open yard, located in two areas on the site, would cumulatively continue to exceed the minimum square footage for open yard, and would not be reduced so far as to lose its function. The reduction is open yard is due to the squaring off of building edges to achieve the desired architectural style, an appropriate improvement on the lot.
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